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Property Description   
 
The subject property, 6350 Highland Road (Parcel Number 12-20-426-003) and 6340 
Highland Road (Parcel Number 12-20-402-003), are located at the southwest corner 
Bogie Lake Road and Highland Road and zoned GB (General Business).  
 
Applicant’s Proposal 
 
Gateway Commons, LLC, the Applicant, is proposing to construct a single-story four-
tenant retail/commercial building totaling 8,620 square feet in size.  The easterly unit of 
the building is identified as a coffee shop and contains a drive-thru window. 
 
Planner’s Report 
 
The variances are being processed concurrently with the site plan review application.  
The staff report for the preliminary site plan and special land uses (attached) should be 
referenced for a more complete overview of the project.  At its April 16, 2024 meeting 
the Township Board approved the preliminary site plan, with conditions, including the 
Applicant receiving approval from the Zoning Board of Appeals (ZBA). 
 
Variance #1: The minimum distance between a proposed driveway and the nearest 
intersection shall not be less than 455 feet when the speed limit is greater than or equal to 
50 miles per hour (mph).  Along the Highland Road frontage the speed limit is 55 mph.  
The proposed distance of the Highland Road driveway to the Bogie Lake Road 
intersection is 386.9 feet.  Therefore, a 68.1-foot variance is required. 
 
Variance #2: For drive-thrus, a front yard setback of at least 60 feet is required.  The 
coffee shop drive-thru tenant space is only 50 feet from the Bogie Lake Road right-of-
way.  However, the drive-thru window is over 60 feet from the Bogie Lake Road right-
of-way.  Therefore, a 10-foot variance is required. 
 
Variance #3: For drive-thrus, entrance and exit drives shall be at least 200 feet from any 
residential zoning district.  The subject property is adjacent to the ITC corridor which is 
zoned SF (Suburban Farms).  The proposed Highland Road driveway is 147 feet from the 
west adjacent parcel zoned SF.  Therefore, a 53-foot variance is required. 
 
Variance #4: 77 parking spaces are required to serve the development and 61 parking 
spaces are proposed.  Therefore, a 16-space variance is required.  The Zoning Board of 
Appeals should note per the proposed Zoning Ordinance amendment to the off-street 
parking requirements, a maximum of 77 parking spaces would be allowed on the site and 
a minimum of 58 parking spaces would be required.  Therefore, with 61 parking spaces 
proposed, a parking space variance would not be required. 
 
 
 
 



The requested variances are listed in the following table. 
 

Variance # Ordinance 
Section Subject Standard Requested Variance Result 

1 Article 6.4.C.iii 
Minimum 
driveway 
spacing 

455 feet 
(relative to 

intersections) 
68.1 feet 386.9 feet 

2 Article 4.17.A Front yard 
setback 

60 feet (for 
drive-thrus) 10 feet 50 feet 

3 Article 4.17.B 
Entrance and 

exit drives 
setback 

200 feet (from 
residential 
districts) 

53 feet 147 feet 

4 Article 5.11.M 

Minimum 
requirements 
for off-street 

parking 

77 spaces (to 
serve this 

development) 
16 spaces 61 spaces 

 
 
Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variances requested by Gateway Commons, LLC 
from Article 6.4.C.iii, Article 4.17.A, Article 4.17.B, and Article 5.11.M of the Zoning 
Ordinance for 6350 Highland Road (Parcel Number 12-20-426-003) and 6340 Highland 
Road (Parcel Number 12-20-402-003) in order to allow construction of a 
commercial/retail center.  This approval will have the following conditions: 
 
• The variances shall become effective if and when the final site plan for the 

development is approved by the Planning Commission. 
 

• Approval is in accordance with the preliminary site plan prepared by Boss 
Engineering dated January 1, 2023 (revision date February 28, 2024). 

 
 
Denial:  I move to deny the variances requested by Gateway Commons, LLC for 6350 
Highland Road (Parcel Number 12-20-426-003) and 6340 Highland Road (Parcel 
Number 12-20-402-003), due to the following reason(s): 
 
 
Postpone:  I move to postpone the appeal of Gateway Commons, LLC to a date certain 
or other triggering mechanism for 6350 Highland Road (Parcel Number 12-20-426-003) 
and 6340 Highland Road (Parcel Number 12-20-402-003), to consider comments stated 
during this hearing. 
 
 
 



Attachments: 
 
1. Variance application dated April 21, 2024. 
2. Applicant’s written statement. 
3. Preliminary site plan staff report dated March 28, 2024. 
4. Existing conditions and demolition plan prepared by Boss Engineering dated January 

5, 2023 (revision date February 28, 2024). 
5. Preliminary site plan prepared by Boss Engineering dated January 5, 2023 (revision 

date February 28, 2024). 
6. Preliminary floor plan prepared by Detroit Architectural Group (revision date April 

12, 2024). 
7. Preliminary elevations prepared by Detroit Architectural Group (revision date April 

12, 2024). 
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Gateway Crossing Variances:

(1) Section 6.4.C.iii - Highland Road driveway required to be 455 ft from Bogie Lake Road

intersection.

a. Highland Road Driveway is 386.9 feet from Bogie Lake Road Intersection. Thus

requiring a 69' variance.

b. Location of the drive was coordinated with MDOT.The elevation change on the site

drops significantly as you head westerly towards the ITC corridor. Constructing a

drive much further to the west would be infeasible due to the elevation change

occurring. Shifting the drive further to the west would also increase the variance

needed for separation of a Highland Road drive approach to a residentially zoned

parcel. See item (3) below.

(2) Section 4.17.A-A front yard setback of at least sixty (60) feet shall be required.

a. The rear corner of the building is setback 50' and drive-thru window is setback 69'

from Bogie Lake Road ROW.

b. This section of the Ordinance is in the Special Use section for "Drive-in orDrive-thru

window services. So we believe the intent of the ordinance is to ensure that these

facilities that provide a drive thru service have the drive thru window additional

setback from the road. In this case, the drive thru window is setback 69' from Bogie

Lake Road right of way, which we believe meets the intent of the Ordinance. The

horizontal layout of Bogie Lake Road as it runs southerly, cuts westerly towards the

subject parcel and thus creates difficult parcel angles. A majority of the building is

setback beyond the 60' with the exception of where Bogie Lake Road cuts back

towards the parcel. This northeastern portion of the parcel is difficult to develop due

to the intersection angle.

(3) Section4.17.B-Entrance and exit drives shall be at least ....two-hundred (200) feet from

any residential district.

a. Subject parcel is immediately adjacent to ITC corridor which is zoned SF zoning. The

Highland Road drive approach is 147'from the west adjacent parcel line zoned SF. A

53' variance is being sought.

b. The Highland Road frontage of the subject parcel is 480'and thus non capable of

being compliant with both the 200' setback from a residentially zoned parcel nor the

455'setback from the Bogie Lake Road intersection. The location of the drive was

determined through coordination with MDOT as the best location along the frontage.

This location splits the differences between the two Variances being sought for the

Highland Road drive approach location. Additionally, the ITC corridor, although

zoned SF, does not contain a residential use on and isn't capable of being developed

with a residential use given its current ITC use.

(4) Section5.11.M-77 parking spaces required

a. 61 parkingspacesprovided.Avarianceof 16 spaces is being sought.

b. The coffee shop use is required, by Ordinance, to provide 34 parking spaces and 8

stacking spaces for the drive thru. Coffee users typically don't need that many

standard parking as much of their business operations utilize the drive thru window

service. Additional stacking spaces (16 total, 8 above Ordinance requirements) have

been provided for the coffee use. This provision should be sought as a benefit to the



development and relief from the site parking requirements. Additionally, although

the site is 5.36 acres in area, a majority of the site is undevelopable due to existing

wetlands, natural features setback, inaccessible land, or Located within property

setbacks. Approximately 2.3 acres is developable area. This paired with the required

locations of the site access drives realty governed much of the site layout.

Additionally, the angle of the Bogie Lake Road/Highland Road intersection renders

portions of the property difficult to develop with a traditional parking layout.

Note: The parking ordinance is in process of being amended, If adopted, the site

would be compliant and no variance would be needed.



WHITE LAKE TOWNSHIP 
PLANNING COMMISSION 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Planning Commission 
 
FROM: Sean O’Neil, AICP, Community Development Director 
 

Justin Quagliata, Staff Planner 
 
DATE: March 28, 2024 
 
RE:  Gateway Crossing 
  Preliminary Site Plan and Special Land Uses – Review #4 
 

 
Staff reviewed the revised site plan prepared by Boss Engineering (revision date January 12, 

2024).  The following comments from the first review dated January 23, 2023, second review 

dated September 26, 2023, and third review dated February 8, 2024 are listed below.  Responses 

to those comments are provided in (green). 

 

Najor Companies (Brian Najor) has requested preliminary site plan and special land use (2) 

approval to construct a commercial/retail center on Parcel Number 12-20-426-003 and Parcel 

Number 12-20-402-003, located at the southwest corner Bogie Lake Road and Highland Road.  

The two legal descriptions on Sheet 1 conflict with the combined legal description on Sheet 

2 and the size of the parcels listed in the Site Data Table on Sheet 3.  Revise for consistency.  

The lot width listed in the Site Data table is also inconsistent with the combined legal 

description on Sheet 2 and the dimension labeled on the drawing.  Revise for consistency.  

(Comments addressed.  Acreage is now consistent between plan sheets and the Site Data 

Table).  Currently the parcels are zoned GB (General Business).  Combined the parcels 

comprising the subject site are approximately 5.836 acres in size (to be confirmed based on 

previous comments).  If the project proceeds to construction, an application to combine the 

parcels shall be submitted to the Assessing Department prior to issuance of a building 

permit. final site plan submission (comment remains as a notation).  The design engineer 

stated the Applicant acknowledges this requirement.     
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The Applicant is proposing to construct two one single-story buildings totaling 12,380 8,573 

8,620 square feet in size.  (Total area of the building and each tenant space size listed on 

Sheet 3 are all inconsistent with the preliminary floor plan.  Revise for consistency).  

(Comment addressed.  The total area of the building and each tenant space size listed on 

Sheet 4 are now consistent with the floor plan).  The size of the retail and coffee shop 

building labeled on the drawing (8,320 square feet) is two square feet less than the size of 

the building listed in the Site Data table on Sheet 3 (8,322 square feet).  Revise for 

consistency.  (Comment addressed.  The Site Data Table now shows the correct total area 

for the building and it matches what is shown on the site plan).  Special land use approval is 

requested as two one drive-thru windows are is proposed; the easterly unit of the east building is 

identified as a coffee shop and the westerly building is identified as a Culver’s drive-thru 

restaurant.  Special land use approval is also requested to allow outdoor dining at the retail and 

coffee shop building and Culver’s.  (The Culver’s building is no longer being proposed on 

this site). 

 

Based on the nature of the proposed project, the Applicant shall state whether the 

development would be a commercial condominium project or consist of another ownership 

arrangement.  (Comment addressed.  A note about the building having a single owner and 

leasable units as well as a west parcel for sale is now noted in the Site Data Table.  

However, it appears the proposed west parcel would share a driveway and drive aisle(s) 

with the east parcel; the appropriate easement agreements would need to be submitted for 

review and approval prior to scheduling a pre-construction meeting). 

 

Master Plan 

 
The Future Land Use Map from the Master Plan designates the subject site in the Planned 

Business category.  All development in Planned Business is required to adhere to strict access 

management principles in order to minimize traffic conflict and maximize safety throughout the 

M-59 corridor.  Connections to and segments of the Township community-wide pathway system 

are required as an integral part of all Planned Business development. 

 

The Future Land Use Map from the draft 2024 Master Plan designates the subject site in the 

Commercial Corridor category, which is intended to provide regional goods and services (such 

as large box-stores and drive-thrus) to residents and non-residents. 
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FUTURE LAND USE MAP 

 

 
 

Zoning 

 

Both parcels comprising the subject site are located in the GB (General Business) zoning district, 

which requires a minimum of 200 feet of lot width and one acre of lot area.  Both parcels meet 

the minimum standards for both lot area and lot width of the GB zoning district.  Retail 

commercial uses are a permitted principal use in the GB zoning district.  Beverage and restaurant 

establishments with drive-thru window service are a special land use in the GB zoning district. 

 

ZONING MAP 
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Physical Features 

 

There appear to be EGLE (Michigan Department of Environment, Great Lakes, and Energy) 

regulated wetlands on the site.  However, a wetland delineation was not provided.  A delineation 

prepared by a wetland specialist/ecologist must be provided by the Applicant at 

preliminary site plan.  (Comment outstanding.  Provide a copy of a delineation report).  

(Comment addressed.  A delineation report dated November 3, 2023 has been provided).  

EGLE has regulatory authority regarding the wetland boundary location(s) and jurisdictional 

status of wetlands on this site.  Prior to final site plan, wetland boundary verification shall be 

completed by EGLE.  Note the proposed layout may require revision in response to the 

EGLE review.  Based on the submitted plans, the Applicant proposes to grade within the 

Natural Features Setback.  Grading activities should not occur in the Natural Features 

Setback as the intent is to, as much as possible, leave said area in its natural state.  If 

grading is permitted to occur in the Natural Features Setback, the area must be restored to 

its natural, undisturbed state.  A Natural Features Setback restoration plan is required and 

must be submitted at final site plan.  (Comments remain as notations.  These requirements 

were acknowledged by the Applicant’s engineer in the response letter provided to the first 

and second review). 

 

The following should be conditions of any approval: 

 

• Prior to any construction or grading on the site, the Applicant shall install silt fencing at the 

upland edge of Natural Features Setbacks / limits of grading.  The silt fencing shall be 

removed after construction once the area is stabilized and vegetation has been established.  

 

• Wetland limits shall be clearly identified with permanent markers.  The size, number, 

location, and language on the markers shall be subject to the approval of the Community 

Development Director.  

 

Access 

 

The site fronts on Highland Road and Bogie Lake Road.  Highland Road (state trunkline) along 

the subject site is a four-lane divided highway designated as a Principal Arterial on the Township 

Thoroughfare Plan.  Development of the subject site requires the installation of an eight-foot-

wide sidewalk along the Highland Road property frontage (shown on plans; the existing paved 

shoulder shall be removed and converted to greenbelt).  (Comment addressed.  The existing 

paved shoulder along Highland Road will be removed and converted to greenbelt except 

for the area being used for the right-turn taper).  Along the east side of the property the 

northern portion of Bogie Lake Road is a four-lane road (three lanes going north (two right-turn 

lanes to eastbound Highland Road, one northbound lane through Highland Road), and one lane 

going south).  There is also an existing right-turn taper at the Bogie Lake Road driveway 

approach.  Bogie Lake Road along the southern portion of the property is a two-lane road. 
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While the zoning ordinance requires site plans incorporate (where feasible and appropriate) 

cross-access with neighboring sites, the property to the west is owned by ITC.  There is no 

opportunity for vehicle access through the ITC corridor, so constructing a frontage road to the 

west is not required. 

 

The zoning ordinance requires a minimum six-foot-wide sidewalk placed one-foot from the 

inside edge of the right-of-way along the Bogie Lake Road property frontage.  The plan shows 

eight-foot-wide sidewalk and boardwalk (195 linear feet of boardwalk) along Bogie Lake Road 

property frontage.  Direct pedestrian access from the frontage sidewalks to the buildings 

should be provided. (Comment addressed.  Direct pedestrian access is now provided from 

the sidewalks along Highland Road and Bogie Lake Road).  Note it appears the Applicant 

is proposing to construct offsite sidewalk to the west along Highland Road (whether or not 

the offsite sidewalk is in the road right-of-way shall be clarified on the plan).  Easements 

would be required from the adjacent property owner to construct offsite sidewalk (if not in 

the right-of-way).  (Comment addressed.  Per the design engineer, the sidewalk is located in 

the right-of-way).  The boardwalk details on Sheet 9 conflict with the boardwalk width 

shown on Sheet 3.  Revise for consistency.  (Comment addressed.  The boardwalk width on 

Sheet 9 is now shown to be eight-feet-wide).  Additionally, some of the sidewalk 

(boardwalk) along Bogie Lake Road is proposed outside of the right-of-way; the sidewalk 

(boardwalk) must be relocated inside the road right-of-way or an easement be provided.  

Right-of-way/easement widths for public walkways when not adjacent to or a part of street 

rights-of-way must be at least 15 feet and dedicated to the use of the public.  Only a 10-foot-

wide sidewalk easement is proposed.  Revise accordingly.  (Comment addressed.  The 

sidewalk easement has been changed to be 15 feet as required instead of the 10 feet 

previously proposed).  Furthermore, sidewalk shall be constructed to the south property 

line, or a variance is required from the Zoning Board of Appeals.  (Comment addressed.  A 

portion of the sidewalk is now proposed to the south property line (south side of the church 

driveway). 

 

DLZ reviewed the submitted traffic impact study (TIS) and stated the methodology is in line 

with standard practices and the findings are supported by the data provided.  Additionally, DLZ 

was in agreement with the conclusions and recommended treatments. 

 

The development would be accessed from a driveway on Highland Road and Bogie Lake Road.  

Both driveways  The Highland Road driveway would require variances from the zoning 

ordinance access management standards.  As a preface to the following comments regarding 

access management, the Planning Commission should note the zoning ordinance states direct 

access drives should generally be minimized in number and maximized in separation.  

Reasonable access is not necessarily the same as direct access.  The number of driveways 

permitted for a site shall be the minimum number necessary to provide safe and efficient access 

for regular traffic and emergency vehicles. 
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The minimum distance between a proposed driveway and the nearest intersection shall not be 

less than 455 feet when the speed limit is greater than or equal to 50 miles per hour (mph).  

Along the Highland Road frontage the speed limit is 55 mph.  The proposed distance of the 

Highland Road driveway to the Bogie Lake Road intersection is 300 feet.  Therefore, a 155-foot 

variance is required from the Zoning Board of Appeals.  (Comment outstanding; however, 

the Applicant intends to seek a variance from the Zoning Board of Appeals).  The minimum 

distance between a proposed driveway and the nearest intersection shall not be less than 350 feet 

when the speed limit is 45 miles per hour (mph).  Along the Bogie Lake Road frontage, the speed 

limit is 45 mph.  As the driveway is not 350 feet from the intersection, a variance is required 

from the Zoning Board of Appeals.  (Comment rescinded.  See response to following 

comment).  Note the dimension of the centerline of the Bogie Lake Road driveway to 

Highland Road on the site plan.  (Comment addressed.  A dimension (350.6 feet) has been 

added to the plan).  

 

Utilities 

 

The project would be served by both the municipal water and sanitary sewer systems.  The 

Township Engineering Consultant will perform an analysis of stormwater, location and capacity 

of utilities, and grading to ensure compliance with all applicable ordinances as well as the 

Township Engineering Design Standards. 

 

Staff Analysis – Preliminary Site Plan 

 

The development standards for the GB district require 50-foot front yard setbacks, 20-foot rear 

yard setbacks, and 15-foot side yard setbacks.  The proposed front (east) setback listed in the 

Site Data table on Sheet 3 is incorrect.  Revise accordingly.  (Comment addressed.  The 

proposed east setback in the Site Data Table is now shown correctly).  General Note 2 on 

Sheet 7 identifies the west setback as a front yard and not a side yard.  Revise accordingly.  

(Comment addressed.  The note has been revised).  The maximum building height allowed is 

35 feet or two stories, whichever is less.  Article 4, Section 17 of the zoning ordinance provides 

additional standards for drive-in or drive-thru window service, including a front yard setback of 

60 feet (see Page 8 of this report regarding this requirement). 

 

Building Architecture and Design 

 

Generally, exterior building materials should be comprised primarily of high quality, durable, 

low maintenance material, such as masonry, stone, brick, glass, or equivalent materials.  

Buildings should be completed on all sides with acceptable materials.  The proposed building 

materials for the Culver’s are a mix of stone (veneer) and EFIS (exterior insulation finishing 

system).  Canvas awnings are also proposed.  The proposed building materials for the multi-

tenant building are a mix of brick (veneer), fiber cement siding, and hardie paneling.  Metal 

canopies are also proposed. 
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While building materials will be reviewed in detail at final site plan, the Applicant should be 

aware of the Township’s architectural character requirements.  EFIS, fiber cement siding, and 

hardie panel are not considered high-quality materials.  Seventy (70) percent of all elevations of 

both buildings should be covered with some combination of brick or stone or glass.  

(Comment outstanding.  The building is unattractive in appearance, and the fiber cement 

paneling and siding are substandard materials.  All sides of the building will be visible 

from adjacent roads and must be comprised of high-quality materials.  Also, a 

brown/tan/taupe color scheme should be utilized on the building as opposed to dark grey, 

light grey, and black).  (Comment addressed.  The building materials have been revised to 

include almost all brick veneer with a light, medium, and dark brown color scheme).   

Furthermore, all buildings shall have windows at eye level covering at least 30 percent of 

the front facade (north and east elevations of the buildings).  Calculations for window 

coverage on the front facades shall be provided on the elevations at final site plan.  

(Comment remains as a notation.  This requirement was acknowledged by the Applicant’s 

engineer in the response letter provided to the first review).  While front facade window 

coverage calculations are not provided at this time, it appears the north elevation meets the 

30% requirement.  However, the east elevation does not meet the 30% requirement; if the 

east elevation is not updated to provide the required window coverage, a variance must be 

requested from the Zoning Board of Appeals.  (Glass coverage calculations have been 

added to the preliminary elevations.  The required window coverage is provided on the 

north elevation, but a variance is required on the east elevation as only 9.27% window 

coverage is proposed.  The required variance has been added to the variance list on Sheet 4 

of the plan set). 

 

A sample board of building materials to be displayed at the Planning Commission meeting 

and elevations in color are required by the zoning ordinance and must be submitted at final 

site plan.  Additionally, the address (street number) locations shall be shown on the 

building.  Six-inch-tall numbers visible from the street shall be required.  The address 

locations are subject to approval of the Fire Marshal.  (Comments remain as notations.  

These requirements were acknowledged by the Applicant’s engineer in the response letter 

provided to the first review). 

 

Outdoor patios are located on the site.  Details for the items to be located on the patios and 

details for the patios’ surfacing shall be provided at final site plan.  (Comment remains as a 

notation.  This requirement was acknowledged by the Applicant’s engineer in the response 

letter provided to the first review).  An ornamental paving treatment should be required by 

the Planning Commission.  The treatment should be something either decorative or something 

to provide aesthetic quality to the patios.  Potential options for ornamental paving treatments 

include, but are not limited to, CMU pavers; brick; stone; or stamped, stained, and sealed 

concrete.  Accessory items such as railings, benches, trash receptacles, outdoor seating (such as 

tables and chairs), or sidewalk planters located in the vicinity of sidewalks and/or outdoor 

seating areas are required to be of commercial quality and complement the building design and 

style.  These details shall be provided at final site plan.  (Comment remains as a notation.  

This requirement was acknowledged by the Applicant’s engineer in the response letter 

provided to the first review).  
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Landscaping and Screening 

 

Landscaping must comply with the provisions of the zoning ordinance and should be designed to 

preserve existing significant natural features and to buffer service areas, parking lots, and 

dumpsters.  A mix of evergreen and deciduous plants and trees are preferred, along with seasonal 

accent plantings.  A landscape plan will be provided and reviewed in detail during final site plan 

if the preliminary site plan is approved.  Following are initial comments relative to a landscape 

plan: 

 

• A snow storage plan was not provided.  Information on method of snow storage shall be 

provided at final site plan.  Winter maintenance of parking lot landscape islands 

(insufficient parking lot landscape islands for plant material – variance required from 

the Zoning Board of Appeals (add to list of variances to be requested on Sheet 4 or 

demonstrate the required amount of parking lot landscaping can be provided (this can 

be demonstrated without having a landscape architect prepare a landscape plan)) 

(Comment addressed at this level of review.  Proposed areas for parking lot landscaping 

have been shown on Sheet 4.  Note not all of the proposed areas identified will count as 

parking lot landscaping; this will be reviewed further when a landscape plan is 

submitted at final site plan)) shall be required where heavy applications of salt and de-

icing products occur through the use of salt tarps which minimize soil absorption and 

ultimately reduce plant disorders.  (Comments remain as notations.  The response letter 

provided to the first review states a snow storage plan will be provided at final site plan 

along with a landscape plan).  

 

Trash Receptacle Screening 

 

The zoning ordinance requires dumpsters to be surrounded by a six-foot-tall wall on three sides 

and an obscuring wood gate on a steel frame on the fourth side, located on a six-inch concrete 

pad extending 10 feet in front of the gate, with six-inch concrete-filled steel bollards to protect 

the rear wall and gates.  Furthermore, the zoning ordinance states dumpsters and trash storage 

enclosures shall be constructed of the same decorative masonry materials as the buildings to 

which they are accessory.  Brickform concrete (simulated brick pattern) or stained, decorative 

CMU block are not permitted where the principal building contains masonry.  Plain CMU block 

is also prohibited.  A dumpster enclosure detail was provided on Sheet PP-1.  (The 

aforementioned sheet has been renumbered as PP-3 with the second submittal).  (The 

aforementioned sheet has been renumbered as PP-4 with the third submittal).  (The 

aforementioned sheet has been renumbered as PP-5 with the third submittal). 

 

At the time of trash pick-up, the location of the dumpster enclosure could cause conflict 

with traffic entering and exiting the site.  The dumpster enclosure location should be 

evaluated when considering circulation around the site.  (Comment addressed.  One 

dumpster enclosure has been eliminated and the other dumpster enclosure location has 

been revised to reduce conflict with traffic). 
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Parking 

 

The parking calculations in the Site Data table on Sheet 3 are incorrect and shall be 

revised.  (Comment outstanding.  When units or measurements determining number of 

required parking spaces result in fractional space, any fraction up to and including one-

half shall be disregarded and fractions over one-half shall require one parking space).  

(Comment addressed.  Required parking calculations have been updated.  See following 

comments).  54 parking spaces are required for Culver’s, not 46.  31 parking spaces are 

required for the coffee shop, not 19.  The fast food standard shall be applied to the coffee 

shop.  (Comment outstanding.  Revise accordingly).  (Comment addressed.  Required 

parking calculations have been updated.  See following comments).  Retail tenant space #1 

requires 13 12 parking spaces, not 11 13.  Retail tenant spaces #2 and #3 each require nine 

parking spaces, not seven.  Additionally, gross floor area is utilized for fast food and retail 

uses, not useable floor area.  It is unacceptable to remove 15 percent of the floor area from 

the parking calculations.  (Comment addressed).  116 65 77 parking spaces and 8 stacking 

spaces are required to serve the development and 90 48 61 parking spaces and 16 stacking 

spaces are proposed; therefore, a 261716-parking space variance is required from the 

Zoning Board of Appeals.  (Revise parking variance note on Sheet 3 accordingly).  

(Comment addressed.  The applicable note on Sheet 4 has been updated). 

 

The Planning Commission should note per the proposed zoning ordinance amendment to 

the off-street parking requirements, a maximum of 77 parking spaces would be allowed on 

the site and a minimum of 58 parking spaces would be required.  Therefore, with 61 

parking spaces proposed, a parking space variance would not be required. 

 

Staff recommends the Planning Commission require the six easterly parking spaces be 

removed.  Traffic circulation at the northeast corner of the site will make these spaces 

dangerous and difficult to access; vehicles attempting to access these spaces could cause 

traffic conflicts with vehicles exiting the drive-thru and bypass lane.  Additionally, staff 

suggests the three northwesterly parking spaces be removed.  Traffic circulation at the 

northwest corner of the site will make these spaces dangerous and difficult to access; 

vehicles attempting to access these spaces could cause traffic conflicts with vehicle 

ingress/egress from/to the Highland Road driveway and vehicles entering the drive-thru.  

(Comment outstanding.  The nine aforementioned parking spaces remain as previously 

proposed.  A dimension (19 feet) has been added to the back side of the six parking spaces 

on the east side of the site; this has been noted as an attempt to demonstrate reduced 

interference from these parking spaces with the bypass lane.  Staff continues to recommend 

revisions to this area of the site plan; see recommendation on Page 15). 

 

Two-way drives are required to be a minimum of 24 feet in width.  At the east end of the 

northerly drive aisle, the proposed width is 22.8 feet.  Revise the site plan to increase the 

width to 24 feet; if not revised, a variance is required from the Zoning Board of Appeals.  

(Comment addressed.  The aforementioned two-way drive aisle has been revised to be 24 

feet in width). 

 

 



Gateway Crossing 

Preliminary Site Plan and Special Land Uses – Review #4 

Page 10  

 

The one-way drive (approximately 40 feet in length) north of the Bogie Lake Road 

driveway shall be removed.  (Comment outstanding.  See third comment in green in this 

paragraph).  One-way drives are required to be a minimum of 20 feet in width, so the 

proposed width of 12 feet would require a variance from the Zoning Board of Appeals.  

(Comment addressed.  The one-way drive aisle has been increased to 20 feet in width).  

However, removing this drive will improve vehicle circulation around the site.  Funneling 

traffic north through said area would conflict with drive-thru and bypass lane traffic 

(maintaining the bypass lane is important for the efficient and safe function of the drive-

thru).  Also, vehicles attempting to enter the drive-thru from the Bogie Lake Road 

driveway would also have to traverse west across the drive aisle north of the building 

where pedestrians are accessing vehicles north of said drive aisle and vehicles on both sides 

of said drive aisle are entering/exiting the site from the west.  Removing the 

aforementioned section of one-way drive aisle will also allow the landscape island in this 

area to be extended east to the east property line.  (Staff concerns remain regarding the 

internal traffic circulation near the northeast corner of the site.  Vehicles backing out of the 

easternmost parking spaces may have difficulties). 

 

The zoning ordinance requires each individual parking space be delineated by dual stripes, 

two feet apart centered on the dividing lines and painted white.  Revise the site plan and the 

typical parking space detail on Sheet 3.  If the required striping is not provided, a variance 

is required from the Zoning Board of Appeals.  (Comment addressed.  The plans as well as 

the parking space detail on Sheet 3 (now Sheet 4) now show white dual striping). 

 

All dimensions for drive widths and parking space depth shall be revised.  The site plan 

measures drive widths to the face of curb; road measurement surface is taken between the 

edges of the gutter pan (drive width shall be provided between the edges of the gutter pan).  

(Comment partially addressed.  There are still some drive aisles/maneuvering lanes with 

width measured to the curb, not the edge of the gutter pan.  Revise accordingly).  

(Comment addressed.  The measurements have been revised accordingly).  Furthermore, 

gutter pan shall not be included in the measurement of parking space depth. Revise the site 

plan and the typical parking space detail on Sheet 3.  (Comment partially addressed.  Sheet 

3 shows 18-foot-deep parking spaces in some areas of the site while other spaces are 17-feet 

in depth.  Gutter pan is also being counted as width in parking spaces abutting such.  

Revise accordingly).  (Comment addressed.  The typical parking space detail now shows 

the space length to be 17-feet and matching what is proposed on the site plan, and the space 

measurements have been revised accordingly).  

 

The typical parking space detail shows spaces 18 feet in length and the site plan shows the 

spaces 17 feet in length.  Revise for consistency.  (See previous comment.  While the typical 

parking space detail shows parking spaces 17 feet in depth, the plan shows 18-feet-deep 

spaces in some areas).  (Comment addressed.  See previous comment). 

 

While provided on the typical angled parking space detail, label the length and width 

dimensions of the angled parking on the site plan.  (Comment rescinded.  Angled parking is 

no longer proposed). 
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The sidewalk north of the southernmost parking spaces shall be increased to seven feet in 

width to be eligible for 17-foot-deep parking spaces abutting the aforementioned sidewalk.  

Otherwise, 18-foot-deep parking spaces shall be required.  (Comment outstanding.  

Clarification is required.  While in the response letter provided to the second review the 

Applicant’s engineer stated the sidewalk width has been increased to seven feet in width, on 

Sheet 4 there is a 6.5-foot dimension label appearing to indicate the width of said sidewalk).  

(Comment addressed.  The dimension has been revised and now shows the full seven-foot 

width).  Label the parking space depth and width, width of the sidewalk north of the 

spaces, and width of the sidewalk west of the spaces.  (Comment partially addressed.  

Parking space depth and width have been added, but the sidewalk width west of the spaces 

is not labeled and the width of the sidewalk north of the spaces is unclear (see previous 

comment)).  (Comment addressed.  Additional sidewalk width dimensions have been added 

to the site plan).  Additionally, staff recommends the 10 southernmost parking spaces be 

restricted to employee parking and designated/marked accordingly.  (Comment partially 

addressed.  The number of parking spaces south of the building has increased to 24.  Staff 

continues to suggest the southernmost spaces (12) be restricted to employee parking and 

designated/marked accordingly.  While in the response letter provided to the second review 

the Applicant’s engineer stated they acknowledge this recommendation, a note stating such 

could not be located by staff on Sheet 4).  (Comment addressed.  Site Plan Note 4 has been 

added to Sheet 4 of the plan set). 

 

For the proposed drive-thrus, eight vehicle stacking spaces inclusive of the vehicle at the 

window are required.  The site plan shall show nine-foot-wide and 18-foot-long stacking 

spaces, and the parking calculations in the Site Data table on Sheet 3 shall be revised to 

show the required and proposed stacking spaces.  (Comment addressed.  The Site Data 

Table now shows the correct number of required and proposed stacking spaces). 

 

Off-Street Loading Requirements 

 

The zoning ordinance requires two one loading spaces for a development of this size (one for 

each building).  Such loading and unloading spaces must be an area 10 feet by 50 feet, with a 15-

foot height clearance.  No loading spaces are proposed, so a variance is required from the 

Zoning Board of Appeals.  (Comment partially addressed.  A loading space is now 

provided northeast of the proposed dumpster enclosure (label the length and width); 

however, staff agrees with DLZ regarding the location presenting conflict with traffic 

entering and exiting the site from Bogie Lake Road).  (Comment addressed.  The loading 

space north of the proposed dumpster is now shown outside of the drive aisle). 
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Signs 

 

The zoning ordinance requires the area, quantity, location, and dimensions of all signs to be 

provided with the preliminary site plan.  The site plan shows the location of two one monument 

signs, each with a 10-foot setback from the Highland Road and Bogie Lake Road rights-of-way.  

(The proposed sign area of the monument sign is 125 square feet, which exceeds the 

allowed sign area by 65 square feet and would require a variance from the Zoning Board of 

Appeals (a note on Sheet 4 incorrectly states the allowed sign area is 65 square feet when 

the allowed sign area is 60 square feet based on the proposed sign setback; revise 

accordingly).  (Comment addressed.  The monument sign has been revised with additional 

setback and reduced sign area to comply with the zoning ordinance).  Freestanding signs 

on parcels containing a multi-tenant building in the GB zoning district are allowed six 

square feet of sign area for each one foot of setback, up to a maximum of 150 square feet in 

area (with a 25-foot setback)).  (The Applicant will be requesting a variance for sign area 

(has been added to the list of variances to be requested on Sheet 4)).  (Comment rescinded.  

See previous comment in green in this paragraph).  In instances where a parcel has frontage 

on two thoroughfares, a second freestanding sign may be permitted along the secondary 

thoroughfare.  This provision is contingent upon the second sign being no more than 50 percent 

of the size permitted the first sign, a minimum 150 feet of separation exists between any 

freestanding signs on the site, and all other setback requirements are met.  Sheet PP-1 shows a 

detail labeled “existing pylon sign.”  There is no existing pylon sign on the site.  (The 

aforementioned sheet has been renumbered as PP-3 with the second submittal).  

Furthermore, the zoning ordinance prohibits pylon signs.  Remove the aforementioned detail 

from the plan set.  (Comment addressed.  The aforementioned detail has been removed).  

Any proposed freestanding sign must be of the monument type (which is indicated on Sheet 3 of 

the site plan).  While monument sign details were not provided (a detail is now provided on 

Sheet PP-3) (the aforementioned sheet has been renumbered as PP-4 with the third 

submittal) (the aforementioned sheet has been renumbered as PP-5 with the third 

submittal), staff can administratively review and approve signage.  Any/all signage would be 

required to comply with the zoning ordinance.   

 

The Culver’s building elevations show three wall signs (one on every façade except the south 

elevation).  In instances where a parcel has frontage on two streets, an additional wall sign may 

be permitted on the building facing the secondary thoroughfare, which is no greater than five 

percent of the wall area on which the sign is placed.  Where permitted, wall signs must be 

located flat against the building’s front façade or parallel to the front façade on a canopy.  The 

wall sign on the west elevation shall be removed, or a variance is required from the Zoning 

Board of Appeals.  Additionally, wall signs cannot extend above the roofline of a building.  

Variances are required to install wall signs above the roofline of the building.  Staff does not 

support any variances for signage.  The building elevations should be revised to comply with 

the sign standards.  Note signage is not permitted on the awnings.  (These comments are no 

longer applicable as the Culver’s building is no longer being proposed on this site).   
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The multi-tenant (four tenants) retail and coffee shop building elevations show wall signs on 

every facade, except the south elevation.  In the case of a building with two or more tenants, one 

wall sign is permitted per tenant.  In instances where a parcel has frontage on two streets, an 

additional wall sign may be permitted on the building facing the secondary thoroughfare, which 

is no greater than five percent of the wall area on which the sign is placed.  The wall sign on the 

west elevation shall be removed, or a variance is required from the Zoning Board of 

Appeals.  (Comment outstanding).  (The Applicant will be seeking a variance for this wall 

sign (has been added to the list of variances to be requested on Sheet 4)).   (Comment 

rescinded.  The wall sign on the west elevation has been removed).  Additionally, wall signs 

cannot extend above the roofline of a building.  Variances are required to install wall signs 

above the roofline of the building.  (Comment outstanding).  (The Applicant will be seeking 

a variance for the placement of walls signs (has been added to the list of variances to be 

requested on Sheet 4)).  (Comment rescinded.  The wall signs on the north elevation have 

been removed.  The response letter provided to the third review stated until tenants are 

known sign placement is unknown, and sign permits will be sought as tenants are selected).  

Staff does not support any variances for signage.  The building elevations should be revised to 

comply with the sign standards.  (Comment remains as a notation).  Note signage is not 

permitted on the canopies.   

 

Outdoor Lighting 

 

Site lighting is required to comply with the zoning ordinance.  Information on site lighting will 

be provided and reviewed in detail during final site plan.  While the building elevations show 

wall-mounted lighting, outdoor lighting is reviewed and approved via a photometric plan and 

required attachments.  All luminaries shall be removed from existing sheets in the plan set.  

(Comment outstanding.  Note the type of wall-mounted sconce lighting (appears to be 

outward, unshielded lighting) shown on the preliminary elevations is not permitted in the 

Township and would require a variance from the Zoning Board of Appeals).  (Comment 

rescinded.  The sconce lighting has been removed from the plans.  A photometric plan 

indicating light sources and styles will be provided at final site plan). 

 

Staff Analysis – Special Land Use (Drive-thru) 

 
Special land uses for drive-thrus are evaluated using the general standards for all special land 

uses listed in Article 6, Section 10 of the zoning ordinance and the following specific standards 

for outdoor dining found in Article 4, Section 17 of the zoning ordinance: 
 

A. A front yard setback of at least sixty (60) feet shall be required. 

The coffee shop drive-thru tenant space is only 50 feet from the Bogie Lake Road right-of-way.  

However, the drive-thru window is over 60 feet from the Bogie Lake Road right-of-way.  The 

Applicant may request the Zoning Board of Appeals make an interpretation allowing the 

setback as proposed being conforming to the 60-foot front yard setback.  (Comment 

outstanding; however, the Applicant intends to seek an interpretation/variance from the 

Zoning Board of Appeals).  The Culver’s building is conforming. 
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B. Entrance and exit drives shall be at least one hundred (100) feet from any street intersection 

and two hundred (200) feet from any residential district. 

The Highland Road driveway is not 200 feet from the residential zoning district to the west.  

Therefore, a variance is required from the Zoning Board of Appeals.  (Comment 

outstanding; however, the Applicant intends to seek a variance from the Zoning Board of 

Appeals).  The Bogie Lake Road driveway is compliant. 

 

C. An outdoor lighting plan shall specify the type of fixtures to be used, light intensity, and 

method of shielding the fixtures so that light does not project onto adjoining properties or on 

any public or private street or right-of-way.  Dropped fixtures shall not be allowed.  The site 

plan shall include a photometric plan and catalog details for all proposed fixtures.  Outdoor 

lights must meet the performance standards of Section 5.18. 

Site lighting is required to comply with the zoning ordinance.  Information on site lighting will 

be provided and reviewed in detail during final site plan. 

 

Staff Analysis – Special Land Use (Outdoor Dining) 

 

Special land uses for outdoor dining are evaluated using the general standards for all special land 

uses listed in Article 6, Section 10 of the zoning ordinance and the following specific standards 

for outdoor dining found in Article 4, Section 18 of the zoning ordinance: 
 

A. The Planning Commission shall determine that the use is designed and will be operated so as 

not to create a nuisance to property owners adjacent to or nearby the eating establishment.  

As such, the proposed use shall meet the following minimum criteria: 

 

i. The establishment may operate only during the following hours:  

• Monday thru Thursday: 8:00 a.m. – 12:00 midnight 

• Friday: 8:00 a.m. – 2:00 a.m. 

• Saturday: 10:00 a.m. – 2:00 a.m. 

• Sunday: 10:00 a.m. – 10:00 p.m. 

Culver’s and tThe coffee shop would be required to adhere to said hours of operation.  

(Revise Site Plan Note 3 on Sheet 3.  The hours of operation pertain to the outdoor 

dining hours, not hours of operation for the coffee shop).  (Comment addressed.  

The note on Sheet 4 has been updated accordingly).   

 

ii. The use of exterior loudspeakers is prohibited where the site abuts a residential 

district or use. The noise level at the lot line shall not exceed 70 dB.  

Culver’s and tThe coffee shop would be required to adhere to said performance standard. 

 

iii. An outdoor lighting plan shall specify the type of fixtures to be used, light intensity, 

and method of shielding the fixtures so that light does not project onto adjoining 

properties or on any public or private street or right-of-way. Dropped fixtures shall 

not be allowed. The site plan shall include a photometric plan and catalog details for 

all proposed fixtures. Outdoor lights must meet the performance standards of Section 

5.18.  
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Site lighting is required to comply with the zoning ordinance.  Information on site 

lighting will be provided and reviewed in detail during final site plan. 

 

B. Additional parking spaces must be provided according to the following:  

 

i. Outdoor dining areas for more than 30 people or which include either permanent or 

seasonal structures, such as awning, roofs, or canopies, may be required to provide 

additional parking according to the following:  

 

a. If the outdoor seating is 25% of the indoor seating or less, no additional parking 

is necessary.  

 

b. If the outdoor seating is 26%-50% of the indoor seating, the restaurant may be 

required to provide up to 125% of the parking required for the indoor space.  

 

c. If the outdoor seating is over 50% of the indoor seating capacity, the restaurant 

may be required to provide up to 150% of the parking required for the indoor 

space. 

According to the site plan, a 656 square foot patio is proposed on the northeast corner of the 

Culver’s building and a 253 232 square foot patio is proposed on the northeast corner of the 

retail and coffee shop building.  From an occupancy perspective, the Building Code states 

assembly without fixed seating – unconcentrated (tables and chairs) is F15 square feet per 

person.  Maximum patio occupancy is subject to approval of the Building Official.  The site plan 

shows seating for 16 patrons on the Culver’s patio (four, four-top tables).  Based on a restaurant 

dining room with 80 seats, the outdoor seating does not warrant additional parking.  The site plan 

shows seating for eight patrons on the coffee shop patio (two, four-top tables).  The submitted 

floor plan does not show the coffee shop seating capacity; however, the tenant space would be 

limited to 32 seats in order to not warrant additional parking to serve the outdoor seating.  (Per 

the design engineer, the outdoor seating is less than 25% of the indoor seating.  Therefore, 

no additional parking is required). 

 

Planning Commission Options / Recommendation 

 

The Planning Commission may recommend approval, approval with conditions, or denial of the 

preliminary site plan to the Township Board; action on the special land use is determined by the 

Planning Commission.  Staff recommends the plans be revised and resubmitted to address 

the items identified in this memorandum.  An updated list of any requested variances shall 

also be provided.  The majority of staff comments have been addressed.  While there are 

variances required, the plan demonstrates land use feasibility.  Concerns remain regarding 

the internal traffic circulation, especially near the northeast corner of the site.  At a 

minimum the southerly three parking spaces of the easternmost six parking spaces should 

be removed; doing so would also allow the direct pedestrian access to the building from the 

frontage sidewalk along Bogie Lake Road to be shifted north.  As proposed, the location of 

the pedestrian access is a safety concern as it crosses the bypass lane just north of the drive-

thru window.  Eliminating the three aforementioned parking spaces and shifting the 

pedestrian access north would provide separation from vehicles at the drive-thru window. 
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The following plans were reviewed: 

 

• Plans prepared by Boss Engineering dated January 5, 2023 (revision date September 8, 2023 

January 12February 28, 2024).  The utility, grading, and drainage plans for the site are 

subject to the approval of the Township Engineering Consultant and shall be completed in 

accordance with the Township Engineering Design Standards.  Note 2 on Sheet 1 shall be 

removed (the zoning ordinance requires plans be to scale).  (Comment addressed.  The 

note has been removed). 

 

• Preliminary floor plan and elevations prepared by Detroit Architectural Group dated January 

4Septembeer 6November 15, 2023February 28, 2024.  These plans shall be sealed by the 

Registered Architect who prepared the plans.  (Comment addressed.  The 

aforementioned plan sheets have been sealed). 

 

• Floor plan and exterior elevations prepared by AMAG dated May 15, 2020 (revision date 

May 28, 2020).  These plans shall be sealed by the Registered Architect who prepared 

the plans.  (Comment rescinded.  This comment is no longer applicable as the west 

building is no longer being proposed). 
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